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Memo 
 

 

To: City of Albany Common Council 

 Planning, Economic Development & Land Use Committee 

From: Department of Planning & Development 

Re: Relocation of District Standards Content, Article II:  §375-203- §375-205 

Date: May 3, 2021 

 

 
The following is a supplement to the memorandum titled “Proposed Content Changes, Article II:  §375-203- §375-205” and details the location of district standards 
referenced therein. 
 

District Standard Proposed Relocation or Resolution 

MU-DT 

 

Any new building exceeding 10 stories in height shall 
require design review pursuant to § 375-505(20). 
 

Article V. Administration and Enforcement 
§ 375-505. Specific procedures.  
(20) Design review of tall buildings in MU-DT. 
 
(a) Applicability. This subsection applies to all applications to build a building over 100 
feet in height in the MU-DT Zoning District. 

MU-CI 

 

Multiple principal buildings may be located on a 
single lot within the MU-CI District. 

Article IV. Development Standards 
§ 375-401 Dimensional standards. 
 
(1) Applicability. 
 
(f) In the R-1L, R-1M, R-2, R-T, and R-M Districts, only one principal structure is permitted 
on a platted lot. In other zone districts, more than one principal structure is permitted on 
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a platted lot if each primary structure complies with all applicable dimensional standards 
or with the provisions of an approved district plan. 

R-1M 

R-2 

R-T 

R-M 

A structure that was originally designed and 
constructed for a nonresidential use may be occupied 
for any use in the Residential or Civic and 
Institutional categories in Table 375.302.1 (Permitted 
Use Table) upon the issuance of a conditional use 
permit. 
 

Article III. Use Regulations 
§ 375-302. Permitted Use Table. 

 
Table 375.302.1 

Zoning District 
Residential 

R-1M R-2 R-T R-M 

RESIDENTIAL USES 

Household Living 

Dwelling, Single Unit Detached   C2  

Dwelling, Two Unit Detached C2  C2  

Dwelling, Three Unit Detached     

Dwelling, Townhouse C2    

Dwelling, Live-Work C2 C2 C2  

Dwelling, Multi-Unit C2 C2
 C2

  

Group Living 

Assisted Living Facility or Nursing Home C2 C2 C2  

Dormitory C2 C2 C2 C2
 

Group Living, Other C2 C2 C2  

Room House C2 C2 C2 C2
 

CIVIC AND INSTITUTIONAL USES 

Cemetary C2 C2 C2 C2
 

Club C2 C2 C2 C2
 

Community Center C2 C2 C2  

Cultural Facility C2 C2 C2  

Day Care Center C2 C2 C2  

Higher Education Institution C2 C2 C2 C2
 

Hospital C2 C2 C2 C2
 

Natural Area or Preserve C2 C2 C2 C2
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Police or Fire Station C2 C2 C2  

Public Utility or Services, Major C2 C2 C2 C2
 

Stadium or Arena C2 C2 C2 C2
 

2 This use is only permitted in a structure that was originally designed and constructed for a 
nonresidential use. 

 

R-2 

R-T 

R-M 

 
 

Portions of the ground or basement floor of a 
residential structure that were physically constructed 
or adapted to accommodate nonresidential uses (for 
example, through an addition extending closer to the 
sidewalk than the original façade of the building, or 
through the installation of display windows) before 
January 1, 2015, may be used for the following uses, 
but the area devoted to such uses may not be 
expanded beyond the ground or basement floor 
constructed or adapted for nonresidential purposes 
before January 1, 2015, and the use may only 
operate between the hours of 8:00 a.m. and 10:00 
p.m.: 
 
1. As a permitted use: specialty retail, office, or 

personal or business services. 
2. As a conditional use: restaurant. 
 
[See Table 375.302.1 (Permitted Use Table and 
related use-specific standards).] 

Article III. Use Regulations 
§ 375-302. Permitted Use Table. 

 

Table 375.302.1 

Zoning District 
Residential 

R-2 R-T R-M 

COMMERCIAL USES 

Food & Beverage Service 

Restaurant C1 C1 C1
 

Office & Services 

Office P1 P1 P1
 

Personal or Business Service P1 P1 P1
 

Retail 

Retail, Specialty P1
 P1

 P1
 

1 This use is only permitted in a portions of the ground or basement floor of a structure that 
were physically constructed or adapted to accommodate nonresidential use (for example, 
through an addition extending closer to the sidewalk than the original façade of the 
building, or through the installation of display windows) before January 1, 2015. 
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R-M 

MU-CI 

All portions of each primary structure located within 
50 feet of a lot boundary abutting an R-1L or R-1M 
District are limited to three stories. 

Article IV. Development Standards 
§ 375-401. Dimensional standards. 
(3) Dimensional Standards Summary Tables. 
 
(a) Residential districts. 
(i) General standards. 
 

Table 375.401.1 

Zone District R-M R-V 

Building Standards 

Maximum height, principal building 4 stories  [4] 5 stories  [5] 

NOTES: 
[4] Where a building abuts the R-1L or R-1M Districts on a side or rear lot line, 
maximum height is 3 stories within 500 feet of those lot lines. 
[5] Where a building abuts the R-1L or R-1M Districts on a side or rear lot line, 
maximum height is 3 stories within 500 feet of those lot lines. 

 
(b) Mixed-use districts. 
(i) General standards. 
 

Table 375.401.2 

Zone District MU-CU MU-CH MU-CI 

Setbacks 

Minimum rear 20 feet 0 feet 0 feet [5] 

Building Standards 

Maximum height, 
principal building 

5  stories  [2] 5 1/2  stories  [2] 8 1/2  stories  [4] 

NOTES: 

R-V 

 

No structure that is within 500 feet of an R-1L or R-
1M District shall exceed three stories in height. 

MU-CI Where any structure abuts a residential zone district, 
a minimum rear yard setback of 15 feet shall be 
provided. 

MU-CH 

MU-CU 

All portions of each primary structure located on lots 
more than 200 feet in depth and within 100 feet of 
an R-1L or R-1M District are limited to three stories. 
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I-1 A minimum rear setback of 100 feet shall apply 
where any unenclosed use abuts a residential zone 
district. 

[2] For lots more than 200 feet deep, any portion of a building located within 100 
feet of an abutting an R-1L or R-1M District is limited to three stories. 
[4] Any portion of a building located with 50 feet of any abutting R-1L or R-1M 
District is limited to three stories. Any portion of a building located within 50 feet 
of an R-2 or R-T District is limited to five stories. 
[5] Where the site abuts a residential zone district, the required rear yard setback 
is 15 feet. 

 
 (3) Dimensional Standards Summary Tables. 
(c) Special purpose districts. 
 

Table 375.401.3 

Zone District I-1 I-2 LC 

Setbacks 

Minimum rear 20 feet  [1] 40 feet  [2] N/A  [3] 

NOTES: 
[1] Where the site abuts a residential zone district and the use is not completely 
enclosed within a building, the required rear yard setback is 100 feet. 

[2] Where the site abuts a residential zone district and the use is not completely 
enclosed within a building, the required rear yard setback is 200 feet. 

[3] Where the site abuts a residential zone district, the required rear yard setback is 20 
feet. 

 

I-2  A minimum rear setback of 200 feet shall apply 
where any unenclosed use abuts a residential zone 
district 

LC A minimum rear setback of 20 feet shall apply where 
any structure abuts a residential zone district. 

R-V 

MU-CH 

MU-CU 

 

No parking garage shall be located within 50 feet of 
a boundary with an R-1L, R-1M, R-2, or R-T District. 
 
No local street adjacent to or passing through an R-
1L, R-1M, R-2, or R-T shall be used to access a parking 
garage or a parking lot containing more than 100 
vehicle spaces in the R-V District. 
 

Article IV. Development Standards 
§ 375-405. Parking and loading. 
(5) Parking lot and garage design standards. 
(h) Protection of residential districts. 
 
(iii) No parking garage shall be located within 50 feet of a boundary with an R-1L, R-1M, 

R-2, or R-T District. 
(iv) No local street adjacent to or passing through an R-1L, R-1M, R-2, or R-T shall be 

used to access a parking garage or a parking lot containing more than 100 vehicle 
spaces in the R-V District. 
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R-V 

MU-CI 

Any primary or accessory structure in the R-V District 
with a wall that faces an R-1L, R-1M, R-2, or R-2 
District and that is more than 100 feet in length shall 
be horizontally articulated into bays or visually 
distinct segments no more than 50 feet in length 
through the use of projections, insets, or changes in 
wall alignment, color, or materials. 
 

Chapter 375. Unified Sustainable Development 
Article IV. Development Standards 
§ 375-407. Building and streetscape design. 
 
(4) Building design standards. 
 
(b) Wall plane articulation. When the principal use of the building is not categorized as 
industrial in Table 375.302.1 (Permitted Use Table), each facade longer than 100 feet in 
length abutting a public street shall incorporate at least one of the following for each 
100 feet of linear building frontage or part thereof: 
 
(i) A change of building material and texture (not just color) at least 10 feet in 

width; or 
(ii) A recess into the wall plane at least six inches in depth and one foot in width; or 
(iii) A projection at least six inches from the wall plane and extending at least one 

foot in width; or 
(iv) A window extending at least 10 linear feet, inset into the building wall plane at 

least four inches; or 
(v) A pedestrian entrance to the building, together with surrounding architectural 

recesses, projections, or foundation plantings to emphasize the visibility of the 
entrance, which together extend at least 10 linear feet. 

 
[#] Retail frontage requirement.  In any mixed-use zone district, the ground floor street 

frontage of any primary building shall be constructed to accommodate retail or 
personal service uses. 

 
(i) This requires a minimum first floor height of 11 feet and an occupiable space 

extending at least 20 feet from the street frontage facade and at least one 
pedestrian entrance on that frontage; or 

 
(ii) A raised floor for a residential walk-up use may be constructed instead of a 

space for retail or personal service uses, provided that the design and 
construction allows for future conversion to retail or personal service use should 
market demands change. 

MU-DT 

MU-FW 

MU-FC 

MU-FS 

MU-FM 

Retail frontage requirement. 
 
A. Ground floor street frontage of a primary 

building shall be constructed to accommodate 
retail or personal service uses. This requires a 
minimum first floor height of 11 feet and an 
occupiable space extending at least 20 feet from 
the street frontage facade and at least one 
pedestrian entrance on that frontage. 

 
B. Where there is no market demand, as 

demonstrated by competent financial and 
market evidence to the satisfaction of the 
Planning Board, a raised floor for a residential 
walk-up use may be constructed instead of a 
space for retail or personal service uses, provided 
that the design and construction allows for future 
conversion to retail or personal service use 
should market demands change. 
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MU-CI For buildings greater than three stories in height, the 
street-level facade shall be distinguished from the 
upper floors through architectural treatments and 
materials selection to create a visual base for the 
building and an intimate scale for pedestrians. 
 

 
[#]  Ground level treatment.  For buildings greater than three stories in height, the 

street-level facade shall be distinguished from the upper floors through 
architectural treatments and materials selection to create a visual base for the 
building and an intimate scale for pedestrians. 

 

MU-NE Conversion of a residential structure for 
nonresidential use. 
 
A. No modifications to residential structures 

(including but not limited to altering windows, 
adding a storefront, or removing porches or other 
residential character features) shall be permitted 
to accommodate nonresidential uses. 
 

B. Conversions of a residential structure to a 
nonresidential use shall be done so that the 
structure is indistinguishable from a structure 
containing a residential use, except for permitted 
signage. Signage for such buildings shall be 
limited to four square feet and shall not be 
illuminated. 

 
C. Interior modifications shall easily allow 

conversion back to residential use in the future. 
 

Chapter 375. Unified Sustainable Development 
Article IV. Development Standards 
§ 375-407. Building and streetscape design. 
 
(#) Conversion of a residential structure for nonresidential use. 
 
(a) No modifications to residential structures (including but not limited to altering 

windows, adding a storefront, or removing porches or other residential character 
features) shall be permitted to accommodate nonresidential uses. 
 

(b) Conversions of a residential structure to a nonresidential use shall be done so that 
the structure is indistinguishable from a structure containing a residential use, 
except for permitted signage. Signage for such buildings shall be limited to four 
square feet and shall not be illuminated. 

 
(c) Interior modifications shall easily allow conversion back to residential use in the 

future. 
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R-1L 

R-1M 

R-2 

R-T 

R-M 

No primary nonresidential use shall operate before 
8:00 a.m. or after 10:00 p.m. 

Article IV. Development Standards 
§ 375-410. Operating and maintenance. 
 
(1) Operating standards. 

 
(b) Hours of Operation. The following hours of operation apply: 
 

Table 375.410.1 

District Area of regulation Opening Closing 

R-1L 
R-1M 
R-2 
R-T 
R-M 
R-V 

Nonresidential uses 8 a.m. 10 p.m. 

MU-NE Nonresidential uses 6 a.m. 11 p.m. 

MU-NC 
MU-CU 
MU-FM 
MU-CI 

Food and beverage uses 5 a.m. 2 a.m. 

 

MU-NE No primary nonresidential use shall operate before 
6:00 a.m. or after 11:00 p.m. 

MU-CI 

MU-NC 

MU-CU 

MU-FM 

No use categorized as a food and beverage use in 
Table 375.302.1 (Permitted Use Table) shall operate 
before 5:00 a.m. or after 2:00 a.m., unless alternative 
operating hours have been approved through the 
district plan option in Subsection (6)(d)(v) below. 

R-V 

MU-CI 

Planning Board approval required. Any proposed 
rezoning of land from a residential district into the 
[R-V or MU-CI] District shall require the preparation 
of a plan addressing how traffic, parking, and view 
impacts from the proposed redevelopment will be 
minimized for nearby residential district properties. 
The plan shall include any land and facilities within 
the current R-V District that will be used to support 
the use or development of the property to be 
rezoned, and shall demonstrate how the rezoned and 

Article V. Administration and Enforcement 
§ 375-505. Specific procedures.  
 
(24) Amendments to Zoning Map or USDO text.  
 
(c) Review standards. 
 
(i) General standards. Amending the Zoning Map and the text of this USDO is a matter 
committed to the legislative discretion of the Common Council. In deciding the 
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existing institutional properties will manage parking, 
circulation, noise, and visual impacts, and will meet 
other applicable development standards. 

application, the Common Council shall consider and weigh the relevance of, and 
consider whether and the extent to which the proposed amendment: 
 
H. Would minimize traffic, parking, and view impacts for nearby residential district 

properties. 

MU-CI 

 

A review by the Planning Board, pursuant to the 
procedures in Article V (Administration and 
Enforcement), shall be required for all development 
and redevelopment, unless the applicant chooses to 
use the optional district plan described below. 
Development may not proceed until the Planning 
Board has approved the project through review of 
the district plan option. 

NOT BEING REPLACED 

R-T 

 

If a building has been vacant for more than one year 
or damaged or destroyed to the extent of more than 
50% of the cost of replacement of the structure, the 
provisions of § 375-506(4)(c) shall apply, except that: 
the average dwelling unit size in any building that 
was not originally constructed as a multifamily 
dwelling structure shall be at least 750 square feet of 
gross improved floor area. 

Article V. Administration and Enforcement 
§ 375-506. Preexisting development and nonconformities. 
 
(4) Nonconforming structures. 
 
(c) In the event of a natural disaster and a nonconforming structure is damaged or 
destroyed, rebuilding in full compliance with this USDO is not required unless the cost to 
repair the existing structure exceeds 75% of the cost of replacement as determined by 
the Tax Assessor. In the R-T District, following such rebuilding each dwelling unit in the 
structure shall have an average minimum size of at least 750 square feet per unit. 

R-T 

 

Structures that were originally designed and 
constructed for three or more dwelling units, or 
converted to three or more units prior to January 
2015, shall be considered legally conforming as to the 
number of units, but shall be required to meet 
building code requirements as to the size and 
construction of each unit. 
 

Article III. Use Regulations 
§ 375-302. Permitted Use Table. 
 

Table 375.302.1 

 Residential 

Zoning District R-2 R-T 

RESIDENTIAL USES 
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Household Living 

Dwelling, Multi-Unit P3 P3 

3 This use is only permitted in structures that were originally designed and constructed or 
converted for such use prior to January 2015, and only for the number of dwelling units 
existing at that time. 

 

R-V 

MU-CU 

MU-CH 

MU-CI  

Optional district plan. 
 
A. In the R-V District, a project that contains two 

acres or more of land owned or operated by a 
single or legally related institutions, may choose 
to obtain approval of a district plan from the City 
as set forth in § 375-505(15) (District plan 
approval). 

 
B. The district plan shall include the option for 

phased development plans. If phases are 
identified, the Chief Planning Official shall have 
authority to determine whether the district plan 
requirements shall apply to each phase 
independently, or to the project as a whole. 
 

C. Each district plan shall meet the following 
standards: [See § 375-203(6)(d)(iii), § 375-
204(3)(d)(iii), (4)(d)(ii) & (6)(d)(v)] 

Article IV. Development Standards 
§ 375-401. Dimensional standards. 
 
(#) District Plans. 
 
(a) A qualifying project may choose to obtain approval of a district plan from the City as 

set forth in § 375-505(15) (District plan approval). 
 

(b) If phases are identified, the Chief Planning Official shall have authority to determine 
whether the district plan requirements shall apply to each phase independently, or 
to the project as a whole. 

 
(c) Each district plan shall meet the following standards: 

 
(i) The minimum side and rear setbacks in § 375-401(3) (Dimensional standards) 

shall only apply to the outer edges of the district plan, and shall not apply to 
individual lots and structures in the district plan.  

(ii) The minimum lot width standard in § 375-401(3) (Dimensional standards) shall 
only apply to the width of the district plan area as a whole, and not to individual 
lots. 

(iii) The maximum impervious lot coverage in § 375-401(3) (Dimensional standards) 
shall apply to the district plan area as a whole, and not to individual platted lots. 

(iv) The parking and loading standards in § 375-405 shall apply to the district plan 
area as a whole, and not to individual lots or structures. 

(v) The side and rear lot line buffer requirements of § 375-406(5) shall only apply 
to the outer edges of the district plan, and not to individual lots and structures 
within the district plan area. 
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MU-NE Each nonresidential permitted use in the MU-NE 
district, as shown in Table 375.302.1 (Permitted Use 
Table), with a gross floor area of more than 3,000 
square feet shall require conditional use approval 
under § 375-505(16). 

Article IV. Development Standards 
§ 375-302. Permitted Use Table. 

 
Table 375.302.1 

Permitted Use Table 

Zoning District 
Mixed-Use 

MU-NE MU-NC  

CIVIC AND INSTITUTIONAL USES 

Club P6 P7 

Community Center P6 P7 

Cultural Facility P6 P7 

Day Care Center P6 P7 

Park or Playground P6 P7 

Police or Fire Station P6 P7 

Public Utility or Services, Minor P6 P7 

Religious Institution P6 P7 

COMMERCIAL USES 
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MU-NC Each nonresidential permitted use in the MU-NC 
District, as shown in Table 375.302.1 (Permitted Use 
Table), with a gross floor area of more than 5,000 
square feet shall require conditional use approval 
under § 375-505(16). 

Food and Beverage Service 

Restaurant  P7 

Guest Accommodations 

Bed-and-breakfast  P7 

Offices and Services 

Office P6 P7 

Personal or Business Service  P7 

Recreation and Entertainment 

Indoor recreation or 

entertainment 
 P7 

Retail 

Retail, Convenience  P7 

Retail, General  P7 

Retail Specialty P6 P7 
6 A conditional use permit is required when the use exceeds 3,000 square feet of gross floor 
area. 
7 A conditional use permit is required when the use exceeds 3,000 square feet of gross floor 
area. 

 

MU-FM 

 

Those land uses listed in the commercial use 
category in Table 375.302.1 (Permitted Use Table) 
are not permitted in areas designated as "Connected 
Edge" on the regulating plan, and are only permitted 
in areas designated as "Neighborhood General" on 
the regulating plan after approval of a conditional 
use permit under § 375-505(16). 

Pending Form-Based District Reorganization 

R-2 

R-M 

After June 1, 2017, no structure constructed or 
converted for use as a single-family dwelling may be 
converted to add dwelling units unless a conditional 
use permit for the conversion has been obtained. No 
conditional use permit for such conversion shall be 

Article IV. Development Standards 
§ 375-401. Dimensional standards. 
(3) Dimensional Standards Summary Tables. 
(a) Residential districts. 
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approved unless the Planning Board determines that: 
[See § 375-203(3)(d)(ii)(A) or (5)(d)(iii)(A)] 

(#) Conversion of a detached dwelling. No structure may be converted to add dwelling 
units unless the following standards are met: 
 
(a) The single-family dwelling structure contains no fewer than 1,600 square feet of 

improved living space. 
(b) Any external alterations proposed in accommodation of the conversion shall been 

deemed to have met the standards of §375-407 (Building and streetscape design). 
(c) After the conversion, there shall not be more than the maximum number of 

dwelling units that are permitted in the applicable zone district. 
 
(#) Conversion of a townhouse dwelling. No townhouse may be converted to add 
dwelling units unless the following standards are met: 
 
1. There shall not be more than 3 dwelling units per structure. 
2. Any external alterations proposed in accommodation of the conversion shall been 

deemed to have met the standards of §375-407 (Building and streetscape design). 
3. Each unit shall have a minimum size of 1,000 square feet per unit or shall each 

occupy at least 80% of a single floor plate; and 
4.  The lowest story must be more than 50% above grade 
5. The design shall incorporate an area inside the structure for the storage of trash 

containers. 

R-T Conversion of a single-family dwelling to a two-
family dwelling is permitted with approval of a 
conditional use permit, provided that: [See § 375-
203(4)(d)(iii)(A)] 
 
Conversion of a single- or two-family dwelling to a 
three-family dwelling is permitted with approval of a 
conditional use permit, provided that: [See § 375-
203(4)(d)(iii)(B)] 
 
No conversions of any single-family, two-family, or 
three-family structure to contain more than three 
units shall be permitted, except in the following 
areas: [See § 375-203(4)(d)(iii)(C)] 

 


